
 

CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

 
November 27, 2024 

 

 

Matt Arnaiz 

Holman Investors, LLC. 

3200 E. Eight Mile Road  

Stockton, CA 95212 

 

Holman Investors, LLC 

P.O. Box 8596 

Stockton, CA 95208 

Attn: Matt Arnaiz 

Arnaiz Development Co., INC. 

Attn: Richard K. Denhalter Esq.  

General Counsel 

3400 Eight Mile Road 

Stockton, CA 95212 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: CANNERY PARK (DA2-03) 

 

Dear Mr. Arnaiz, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal Code 

(SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the applicant 

and/or the successor(s)-in-interest to provide evidence of good faith compliance with the agreement. This letter 

serves as notice to submit a periodic review (at least once every 12 months) and update the progress of the 

terms in the Development Agreement.  

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or mailed to 

Anson Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 95202. Staff has not 

received a copy of the recorded Second Amended DA. Please provide a copy of the recorded document 

with your DA compliance report. Once all compliance reports are submitted, city staff will present a status 

and compliance report for all active DAs to the City of Stockton Planning Commission for a compliance 

determination per SMC 16.128.110.C. Please see the attached compliance letter from last year. (Attachment 1)  

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city with a 

copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold you 

responsible for the terms of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 
 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 

 

Attachment: 

1. 2023 Compliance Letter 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

January 8, 2025  
 

 

Dea Spanos Berberian, as Trustee of F. Spanos 

Nonexempt Trust FBO Dea Spanos Berberian 

established U/D/T dated January 27, 1998, and 

A. Spanos Nonexempt Trust FBO Dea Spanos 

Berberian, established U/D/T dated January 27, 

1998, 3520 Brookside Road, Suite #171 

Stockton, CA 95219 

Sheppard, Mullin, Richter & Hampton LLP 

650 Town Center Drive, 19th Floor 

Costa Mesa, CA 92626 

Attn: Corey Steady 

(714) 513-5100 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: DELTA COVE (P21-1098) 
 

Dear Ms. Spanos Berberian, 
 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal 

Code (SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the 

applicant and/or the successor(s)-in-interest to provide evidence of good faith compliance with the 

agreement. This letter serves as notice to submit a periodic review (at least once every 12 months) and 

update the progress of the terms in the Development Agreement. 
 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or 

mailed to Anson Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 

95202. Once all compliance reports are submitted, city staff will present a status and compliance 

report for all active DAs to the City of Stockton Planning Commission for a compliance determination 

per SMC 16.128.110.C. Please see the attached compliance letter from last year. (Attachment 1) 
 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city 

with a copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold 

you responsible for the terms of the Development Agreement. 
 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  
 

 

Cordially, 
 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 
 

Attachment: 
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Anson Lihosit

From: Justin Mahramas <JMahramas@sheppardmullin.com>
Sent: Wednesday, January 22, 2025 5:00 PM
To: Anson Lihosit
Cc: Michael McDowell; Erin Capps; Alexandros Economou; Mark Okuma
Subject: Crystal Bay / Delta Cove DA
Attachments: 10-31-2024_RecordedPartialAssignmentAndAssumption_CrystalBay.pdf; 10-31-2024

_RecordedAssignmentAndAssumptionAgreement_Delta Cove.pdf; - REC1_GD_
2024-093446.pdf; - REC3_GD_2024-093448.pdf

CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open aƩachments if this is unsolicited 
email. 
Anson, 
 
Following up on your request regarding the status of the development agreements for the Delta Cove and Crystal Bay 
annual reviews.   
 
Delta Cove: 
 
The Delta Cove property was conveyed by a grant deed recorded October 31, 2025, and the Delta Cove development 
agreement was assigned by assignment and assumpƟon agreement recorded on October 31, 2024, copies of which are 
aƩached hereto. Those documents conveyed the Delta Cove property and assigned the Delta Cove development 
agreement to Dea Spanos Berberian, as Trustee of F. Spanos Nonexempt Trust and Dea Spanos Berberian, as Trustee of 
A. Spanos Nonexempt Trust.   Given the recency of that assignment, the new property owners are collecƟng informaƟon 
and preparing to move forward under the development agreement.    
 
Crystal Bay: 
 
The Crystal Bay property was conveyed by a grant deed recorded October 31, 2025, and the rights and obligaƟons 
regarding the Crystal Bay property (but not with respect to the Westlake or any other property) under the Westlake and 
Crystal Bay development agreement were assigned by the parƟal assignment and assumpƟon agreement recorded on 
October 31, 2024, copies of which are aƩached hereto. Those documents conveyed the Crystal Bay property and 
assigned the rights and obligaƟons regarding the Crystal Bay property (but not with respect to the Westlake or any other 
property) under the Westlake and Crystal Bay development agreement to Dea Spanos Berberian, as Trustee of F. Spanos 
Nonexempt Trust and Dea Spanos Berberian, as Trustee of A. Spanos Nonexempt Trust. Given the recency of that parƟal 
assignment, the new property owners are collecƟng informaƟon and preparing to move forward under that 
development agreement.    
 

Based on the preliminary information collected by the new owners, we understand as follows: 

Crystal Bay is a planned residential community of 173.6 acres and approximately 1,343 residential units, 
designed with a variety of park and open space amenities.  In relation to this development, the Vesting Tentative Map of 
Tract No. 3585, Subdivisions of San Joaquin County, Crystal Bay at Spanos Park West (“Crystal Bay Tentative Map”) was 
approved by the Stockton Planning Commission on April 10, 2008 and filed on July 20, 2008.  The Crystal Bay Tentative 
Map is included as part of the partial assignment and assumption of development agreement, which is set to expire on 
January 10, 2040. 

Property upgrades include two 72” connection pipes that have been installed connecting drainage from the 
Crystal Bay property to Lake 3 on the Westlake property.  The prior owner of the Crystal Bay property paid for that 
installation in full.  Those connections will allow surface drainage from the Crystal Bay to flow to Lake 3 and the 
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stormwater drainage system on the Westlake property.  Further, the Scott Street Drive was extended to the boundary of 
Crystal Bay, and the owners of the Crystal Bay property contemplate that Scott Creek Drive will be extended through 
Crystal Bay from its boundary when the Crystal Bay property is developed to serve as a secondary access to the Crystal 
Bay property. 

The sanitary sewer lift station on the Westlake property that will also service the Crystal Bay property was 
completed and accepted by the City of Stockton.  The storm drain pump station on parcel 9 of the Large Lot Final Map 
that will service the Crystal Bay property has been completed and also accepted by the City of Stockton.   

Please contact us should you wish to discuss the status of either development agreement. 

Best, 
Justin 
 
 
Justin J. Mahramas 
+1 213-617-4101 | direct 
+1 412-916-2455 | cell 
JMahramas@sheppardmullin.com | Bio 
 
SheppardMullin 
350 South Grand Avenue, 40th Floor 
Los Angeles,  CA 90071-3460 
+1 213-620-1780 | main 
www.sheppardmullin.com | LinkedIn 
  
We have moved! Please note our new address in my signature block. 
 
Attention: This message is sent by a law firm and may contain information that is privileged or 
confidential. If you received this transmission in error, please notify the sender by reply e-mail and delete 
the message and any attachments.  
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

November 27, 2024 

 

 

Greenlaw Development, LLC 

Attention: Rob Mitchell 

18301 Von Karman Avenue, Suite 301  

Irvine, CA 92612 

Thia Cochran 

Cochran Law Group 

18301 Von Karman Avenue, Suite 301 

Irvine, CA 92612 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: MARIPOSA INDUSTRIAL 

PROJECT (P20-0805) 

 

Dear Rob Mitchell, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal 

Code (SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the 

applicant and/or the successor(s)-in-interest to provide evidence of good faith compliance with the 

agreement. This letter serves as notice to submit a periodic review (at least once every 12 months) and 

update the progress of the terms in the Development Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or 

mailed to Anson Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 

95202. Once all compliance reports are submitted, city staff will present a status and compliance 

report for all active DAs to the City of Stockton Planning Commission for a compliance determination 

per SMC 16.128.110.C. Please see the attached compliance letter from last year. (Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city 

with a copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold 

you responsible for the terms of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

November 27, 2024 

 

 
Brett S. Jolley 

McKinley, Conger, 

Jolley & Galarneau, 

LLP  

3031 W. March Lane, 

Suite 230 

Stockton, CA 95219  

c/o PCCP Mariposa 

Lakes, LLC 

222 N. Sepulveda 

Boulevard, Suite 2222 

El Segundo, CA 90245 

Attention: William R. 

Lindsay 

c/o PCCP Mariposa 

Lakes, LLC 

150 California Street, 22nd 

Floor 

San Francisco, CA 94111 

Attention: Phil Russick 

Gerry N. Kamilos, LLC 

11249 Gold Country 

Blvd., Suite 190 

Gold River, CA 95670 

 

Daniel Doporto 

Jarvis Fay & Doporto 

475 14th Street, Suite 260 

Oakland, CA 94612 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: MARIPOSA LAKES SPECIFIC PLAN (DA7-

05) 

 

Dear Brett Jolley, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal Code (SMC) 

and the terms of the Development Agreement (DA) listed above: it is the duty of the applicant and/or the 

successor(s)-in-interest to provide evidence of good faith compliance with the agreement. This letter serves as notice to 

submit a periodic review (at least once every 12 months) and update the progress of the terms in the Development 

Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or mailed to Anson 

Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 95202. Once all compliance 

reports are submitted, city staff will present a status and compliance report for all active DAs to the City of Stockton 

Planning Commission for a compliance determination per SMC 16.128.110.C. Please see the attached compliance letter 

from last year. (Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city with a copy of 

the recorded Assignment and Assumption Agreement, or else the city will continue to hold you responsible for the terms 

of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

November 27, 2024 

 

 

Kirk DeJesus 

Port Director  

Port of Stockton 

P.O. Box 2089 

Stockton, CA 95201 

Mr. A. Richard Aschieris 

Port Director 

Port of Stockton 

P.O. Box 2089  

Stockton, CA 95201 

Steven A. Herum 

Herum/Crabtree 

5757 Pacific Avenue, Suite 222 

Stockton, CA 95207 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: PORT OF STOCKTON (P12-

087) 

 

Dear Kirk DeJesus, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal 

Code (SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the 

applicant and/or the successor(s)-in-interest to provide evidence of good faith compliance with the 

agreement. This letter serves as notice to submit a periodic review (at least once every 12 months) and 

update the progress of the terms in the Development Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or 

mailed to Anson Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 

95202. Once all compliance reports are submitted, city staff will present a status and compliance 

report for all active DAs to the City of Stockton Planning Commission for a compliance determination 

per SMC 16.128.110.C. Please see the attached compliance letter from last year. (Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city 

with a copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold 

you responsible for the terms of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 

 

Attachment: 

1. 2023 Compliance Letter 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

November 27, 2024 

 

 

Sanctuary by Grupe, LLC  

3255 W. March Lane, Suite 400 

Stockton, CA 95219 

Attention: Nelson Bahler 

Michael D. Hakeem, Esq. 

Hakeem, Ellis & Marengo 

3414 Brookside Road 

Stockton, CA 95219  

Jeremy S. White 

Chief Operating Officer 

The Grupe Company 

3255 West March Lane, Suite 400 

Stockton, CA  95219 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: SANCTUARY (DA3-05) 

 

Dear Nelson Bahler, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal 

Code (SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the 

applicant and/or the successor(s)-in-interest to provide evidence of good faith compliance with the 

agreement. This letter serves as notice to submit a periodic review (at least once every 12 months) and 

update the progress of the terms in the Development Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or 

mailed to Anson Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 

95202. Once all compliance reports are submitted, city staff will present a status and compliance 

report for all active DAs to the City of Stockton Planning Commission for a compliance determination 

per SMC 16.128.110.C. Please see the attached compliance letter from last year. (Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city 

with a copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold 

you responsible for the terms of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 
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SANCTUARY BY GRUPE 

3255 West March Lane 4th Floor, Stockton, CA 95219 · P.O. Box 7576, Stockton, CA 95267-0576 
209/473-6000 

 
 

 
December 4, 2024 
 
Via Email:  Anson.Lihosit@stocktonca.gov 
 
 
Mr. Anson Lihosit 
Senior Planner, Advanced Planning 
City of Stockton 
345 North El Dorado St 
Stockton, CA  95202 
 
Re:   Sanctuary Development Agreement (DA003-05) – Annual Review Compliance Certification 
 
Dear Mr. Lihosit: 
 
Thank you for your letter dated November 23, 2024 requesting our annual compliance 
certification.  I understand that the purpose of the letter, which is being sent to all developers 
with active Development Agreements, is to obtain the developers good faith opinion that they 
are in compliance with their specific development agreement.  In addition, according to section 
4.04(b) of our Development Agreement, this letter is submitted to the City pursuant to the 
requirements of Government Code section 65865.1 and Municipal Code section 16-525.110.   
 
The Development Agreement is between the City and Sanctuary By Grupe (“SBG”), which is a 
single purpose entity, to structure the planning and development of the Sanctuary project.  
SBG’s managing member is Grupe Investment Company, Inc, of which I am the Chief Operating 
Officer.  I’ve been employed by The Grupe Company for nearly 30 years and have been involved 
with the entitlement process for Sanctuary, therefore, I’m the most qualified to respond to the 
City’s request.   
 
Since our last annual review compliance certification was submitted to the City on January 10, 
2024, SBG has continued progress on Sanctuary in preparation to commence development.  
The recent activities include but are not limited to: 
 

1. We’re engaged with Kjeldsen, Sinnock & Neudeck, our flood control engineer, and the 
Reclamation District, to work with SJAFCA (on behalf of the U.S. Army Corps of 
Engineers) for a levee improvement project.   

2. Continued consulting with Siegfried Engineering, our civil engineer, related to the levee 
improvement project and the overall development of Sanctuary. 
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SANCTUARY BY GRUPE 

3255 West March Lane 4th Floor, Stockton, CA 95219 · P.O. Box 7576, Stockton, CA 95267-0576 
209/473-6000 

 
After reviewing the Development Agreement, it is our opinion we are in good faith compliance 
with its’ terms.  Pursuant to section 4.04(c) of the Development Agreement, we respectfully 
request written confirmation from the Community Development Director supporting our 
finding. 
 
If you should have any questions, please do not hesitate to contact me via email 
(jwhite@grupe.com) or phone (209-473-6068). 
 
Sincerely, 
 
GRUPE INVESTMENT COMPANY, INC. 
 
 
 
Jeremy S. White 
Chief Operating Officer 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

November 27, 2024 

 

 

Rosie A. Ruppel 

General Counsel  

A.G. Spanos Construction, Inc. 

10100 Trinity Parkway, 5th Floor 

Stockton, CA 95219 

A.G. Spanos Construction, Inc.  

1341 W. Robinhood Drive, Suite B-5 

Stockton, CA 95207 

Attention: Jerry Murphy 

John Briscoe 

Washburn, Briscoe & McCarthy 

55 Francisco Street, Suite 600 

San Francisco, CA 94133 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: SPANOS PARK WEST (BUSINESS 

PARK DA1-00) AND DENSITY TRANSFER AGREEMENT (DA3-01) 

 

Dear Rosie Ruppel, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal Code 

(SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the applicant and/or 

the successor(s)-in-interest to provide evidence of good faith compliance with the agreement. This letter serves as 

notice to submit a periodic review (at least once every 12 months) and update the progress of the terms in the 

Development Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or mailed to Anson 

Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 95202. Once all compliance 

reports are submitted, city staff will present a status and compliance report for all active DAs to the City of 

Stockton Planning Commission for a compliance determination per SMC 16.128.110.C. Please see the attached 

compliance letter from last year. (Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city with a 

copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold you responsible 

for the terms of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

November 27, 2024 

 

 

CommonSpirit Health 

3200 N. Central Avenue 

23rd Floor 

Phoenix, AZ 65012 

Attention: Senior Vice 

President National Real 

Estate Services 

CommonSpirit Health 

3400 Data Drive 

Rancho Cordova, CA 95670 

Attention: National Real 

Estate Services 

CommonSpirit Health 

3200 N. Central Avenue  

23rd Floor 

Phoenix AZ 65012 

Attention: Legal Team 

President and CEO 

St. Joseph’s Medical Center 

1800 N. California Street 

Stockton, CA 95204 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: ST. JOSEPH’S MEDICAL CENTER OF 

STOCKTON (P21-0958) 

 

Dear Senior Vice President,  

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal Code (SMC) and 

the terms of the Development Agreement (DA) listed above: it is the duty of the applicant and/or the successor(s)-in-

interest to provide evidence of good faith compliance with the agreement. This letter serves as notice to submit a periodic 

review (at least once every 12 months) and update the progress of the terms in the Development Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or mailed to Anson Lihosit, 

Community Development Department, 345 N. El Dorado Street, Stockton, CA 95202. Once all compliance reports are 

submitted, city staff will present a status and compliance report for all active DAs to the City of Stockton Planning 

Commission for a compliance determination per SMC 16.128.110.C. Please see the attached compliance letter from last year. 

(Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city with a copy of the 

recorded Assignment and Assumption Agreement, or else the city will continue to hold you responsible for the terms of the 

Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 

 

Attachment: 

1. 2023 Compliance Letter 

 

ATTACHMENT C

mailto:anson.lihosit@stocktonca.gov


ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



ATTACHMENT C



 

CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 

 

November 27, 2024 

 

 

Grupe Commercial 

c/o Kevin Huber 

3255 W. March Lane 

Stockton, CA 95219 

Grupe Commercial 

c/o Nelson Bahler 

3255 W. March Lane 

Stockton, CA 95219 

Dan Keyser 

Chief Operating Officer 

Grupe Huber Company 

1203 N. Grant Street 

Stockton, CA 95202 

 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: UNIVERSITY PARK (DA3-02) 

 

Dear Kevin Huber and Nelson Bahler, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal 

Code (SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the 

applicant and/or the successor(s)-in-interest to provide evidence of good faith compliance with the 

agreement. This letter serves as notice to submit a periodic review (at least once every 12 months) and 

update the progress of the terms in the Development Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or 

mailed to Anson Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 

95202. Once all compliance reports are submitted, city staff will present a status and compliance 

report for all active DAs to the City of Stockton Planning Commission for a compliance determination 

per SMC 16.128.110.C. Please see the attached compliance letter from last year. (Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city 

with a copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold 

you responsible for the terms of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 
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University Park 
Development Agreement Annual Review 

as of December 31, 2024 

 

The purpose for this report is to summarize the results of the Grupe Huber Company (GHC), formerly 

The Grupe Commercial Company, as the Master Developer of the University Park project. 

For background information, back in the late 1990’s Fritz Grupe and Kevin Huber had been 

encouraging then President Marvalene Hughes to support growth of the CSU Stanislaus program 

offerings within the space they occupied within the CSUS Multi-Regional Center.  When the City of 

Stockton and the CSU Chancellors Office decided to form a JPA and hire a private development 

partner to assist with the maintenance and development of the then CSUS Multi-Regional Center, 

the GHC was a perfect partner for this task.  Fritz and Kevin developed a vision for University Park 

that included education as the central theme and other uses such as commercial, residential and 

nonprofits, that would be complimentary to the educational component and an asset to the 

surrounding community.  As GHC worked on the various agreements and entitlements over the next 

two-year period, they were also hired to manage the site as an interim manager so activities and cost 

savings could commence.  During the interim management period GHC assisted CSU in 

decommissioning the central steam plant, entered into an MOU with the City for security services 

and hired its own staff to start maintaining the buildings and grounds. These efforts alone saved the 

Site Authority (SA) and CSU hundreds of thousands in annual ongoing maintenance costs, which 

over the years is now in the millions. 

We feel it is important to always list the main vision that Fritz and Kevin created back in 2000, since it 

has been GHC’s guidelines to follow as it continues its efforts to complete such.  Listed below are the 

main components of the Vision that the SA and CSU approved: 

Mixed Use Community:  education as the central theme; varied residential; medical; office; limited 

retail; nonprofits; cultural opportunities as part of the education. 

A catalyst for gentrification of the Midtown.  (embrace smart growth) 

Project design parameters. (sense of arrival, consistent designs, emphasize landscape/campus feel, 

preserve historic fabric) 

Safe pedestrian village. (secure working environment, encourage pedestrian activity, user friendly, 

public transportation) 

In addition to adhering to the obligations contained within the various agreements and 

implementing the goals/vision of the MDP, GHC has also always kept the following additional goals in 

mind: 

Manage the project more efficiently than in the past to realize cost savings. 

Develop creative construction methods to reduce the cost of remodeling and new construction. 
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Create a project that is consistent with  CSU Stanislaus’s main campus in Turlock so the faculty and 

students feel the Stockton Center is a true extension of such. 

 

Progress To Date Through 121/31/2024 

Since taking over management in 2002 GHC has been adhering to the terms of all 

agreements for maintenance, development, reporting, leasing, etc.  Listed below are the 

main items that have been accomplished: 

Completed all agreements and City entitlements:  EIR, MDP, DA, Security MOU, Ground 

Lease, Master Ground Sublease, Operations Agreement. 

Providing necessary staffing levels to maintain the grounds and buildings in a first-class 

manner and in doing so realizing substantial cost reductions. 

Abated haz mat and demolished 35 buildings representing over 467,000sf. 

Installed a new signalized entrance off Harding/Grant Streets and several interior round-

abouts and new private streets. 

Installed new perimeter decorative wrought iron fencing with pilasters. 

Installed new entrance monument signage, tenant monument and building signage and way 

finding signs. 

Installed new underground utilities: gas, water, storm drainage, electric, data. 

Installed a new 3.5-acre lake that serves as an amenity and for storm drainage 

retention/water quality. 

Painted most of the existing buildings exteriors. 

Installed new landscaping throughout and within each new development project. 

Relocated CSUS from Weber into Acacia and have remodeled Acacia several times to 

accommodate CSUS’s growth needs. 

Installed a new parking lot for CSUS. 

Installed site amenities such as the UPWPRG, One Mile Discovery Trail, new site furniture, 

owl boxes, murals, themed parking lot light banners, dolphin statue, EV charging units. 

Coordinated the reburial of 41 grave sites discovered. 

Remodeled 10 existing buildings totaling 161,000sf of space, several of which are historic. 

Constructed 8 new buildings totaling over 262,000sf of space. 
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Have completed numerous leases and lease renewals, UP is currently home to 24 tenants of 

which 5 provide educational services to over 2,200 students with seamless education.  13 

new development entities have been established. UP currently has over 1,000 employees on 

site. 

GHC completed a major remodel of one of the historic buildings for its company 

headquarters. 

GHC has received 5 awards from the City of Stockton thus far. 

KIPP Charter School completed construction of Phase I and II of its K-8 school.  Phase III is 

scheduled to commence early 2025. 

CSUS commenced construction on its new 55,000sf modern classroom building, estimated 

completion sometime in late summer 2025.  Planning continues for the remodeling of the 

historic Mansion and various system upgrades to the Acacia building. 

GHC has successfully secured relationships with various funding sources and currently has 10 

loans with 3 different lenders. 

To date over $120M has been invested through the new development activities.  CSUS’s 

projects will exceed $65M. 

 

Conclusion 

See attached master plan with notes and highlights. 

Through GHC’s efforts since 2001, and the projects in the pipeline, over $185M will have been 

invested into UP.  UP is home to 24 tenants, over 1,000 employees and 2,200 students. GHC 

is managing and developing the project as required per the EIR, MDP and DA, with phased 

development, emphasizing education, completing transactions for the mixed-use project it 

was designed and approved to be, installing the required improvements for each new 

project, maximizing square footage while keeping the campus setting/park like atmosphere 

and rehabilitating existing historic buildings.  Even during the swings in the economy over 

the years, GHC on average has completed one new transaction each year. 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 
November 27, 2024 
 

 
Rosie A. Ruppel 

General Counsel  

A.G. Spanos Construction, 

Inc. 

10100 Trinity Parkway, 5th 

Floor 

Stockton, CA 95219 

The Spanos Family Partnership 

10100 Trinity Parkway, 5th 

Floor 

Stockton, CA 95219 

Attention: Jerry Murphy 

Gerald A. Sperry 

Of-Counsel 

10100 Trinity Parkway, 5th 

Floor 

Stockton, CA 95219 

A.G. Spanos, as Trustee of the 

Alex and Faye Spanos Trust 

10100 Trinity Parkway, 5th 

Floor 

Stockton, CA 95219 

Attn: Michael A. Spanos 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: WESTLAKE VILLAGE (DA1-04) 

 

Dear Rosie Ruppel, 

 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal Code (SMC) 

and the terms of the Development Agreement (DA) listed above: it is the duty of the applicant and/or the 

successor(s)-in-interest to provide evidence of good faith compliance with the agreement. This letter serves as notice to 

submit a periodic review (at least once every 12 months) and update the progress of the terms in the Development 

Agreement. 

 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or mailed to Anson 

Lihosit, Community Development Department, 345 N. El Dorado Street, Stockton, CA 95202. Once all compliance 

reports are submitted, city staff will present a status and compliance report for all active DAs to the City of Stockton 

Planning Commission for a compliance determination per SMC 16.128.110.C. Please see the attached compliance letter 

from last year. (Attachment 1) 

 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city with a copy of 

the recorded Assignment and Assumption Agreement, or else the city will continue to hold you responsible for the terms 

of the Development Agreement. 

 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  

 

 

Cordially, 

 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 

 

Attachment: 

1. 2023 Compliance Letter 
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CITY OF STOCKTON 
 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

345 North El Dorado Street • Stockton, CA  95202 • (209) 937-8266 • Fax (209) 937-8893 

 
January 8, 2025  
 

 

Dea Spanos Berberian, as Trustee of F. Spanos 

Nonexempt Trust FBO Dea Spanos Berberian 

established U/D/T dated January 27, 1998, and 

A. Spanos Nonexempt Trust FBO Dea Spanos 

Berberian, established U/D/T dated January 27, 1998, 

3520 Brookside Road, Suite #171 

Stockton, CA 95219 

Sheppard, Mullin, Richter & Hampton LLP 

650 Town Center Drive, 19th Floor 

Costa Mesa, CA 92626 

Attn: Corey Steady 

(714) 513-5100 

 

RE: 2024 ANNUAL DEVELOPMENT AGREEMENT REVIEW: CRYSTAL BAY (DA1-04)  
 

Dear Ms. Spanos Berberian, 
 

Per state law (California Government Code, § 65865.1), Section 16.128.110.D of the Stockton Municipal 

Code (SMC) and the terms of the Development Agreement (DA) listed above: it is the duty of the 

applicant and/or the successor(s)-in-interest to provide evidence of good faith compliance with the 

agreement. This letter serves as notice to submit a periodic review (at least once every 12 months) and 

update the progress of the terms in the Development Agreement. 
 

Your project DA compliance report must be submitted to Anson Lihosit, Senior Planner, by email or 

mailed to Anson Lihosit, Senior Planner, City of Stockton, Community Development Department, 345 N. El 

Dorado Street, Stockton, CA 95202. Once all compliance reports are submitted, city staff will present 

a status and compliance report for all active DAs to the City of Stockton Planning Commission for a 

compliance determination per SMC 16.128.110.C. Please see the attached compliance letter from last 

year. (Attachment 1) 
 

If you are no longer the current "Landowner'' and have conveyed your interest, please provide the city 

with a copy of the recorded Assignment and Assumption Agreement, or else the city will continue to hold 

you responsible for the terms of the Development Agreement. 
 

If you have any questions, please contact Anson Lihosit, Senior Planner, at 209-937-8316 or 

anson.lihosit@stocktonca.gov.  
 

 

Cordially, 
 

Anson K. Lihosit, AICP 

Senior Planner 

Community Development Department 
 

Attachment: 

1. 2023 Compliance Letter 
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Anson Lihosit

From: Justin Mahramas <JMahramas@sheppardmullin.com>
Sent: Wednesday, January 22, 2025 5:00 PM
To: Anson Lihosit
Cc: Michael McDowell; Erin Capps; Alexandros Economou; Mark Okuma
Subject: Crystal Bay / Delta Cove DA
Attachments: 10-31-2024_RecordedPartialAssignmentAndAssumption_CrystalBay.pdf; 10-31-2024

_RecordedAssignmentAndAssumptionAgreement_Delta Cove.pdf; - REC1_GD_
2024-093446.pdf; - REC3_GD_2024-093448.pdf

CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open aƩachments if this is unsolicited 
email. 
Anson, 
 
Following up on your request regarding the status of the development agreements for the Delta Cove and Crystal Bay 
annual reviews.   
 
Delta Cove: 
 
The Delta Cove property was conveyed by a grant deed recorded October 31, 2025, and the Delta Cove development 
agreement was assigned by assignment and assumpƟon agreement recorded on October 31, 2024, copies of which are 
aƩached hereto. Those documents conveyed the Delta Cove property and assigned the Delta Cove development 
agreement to Dea Spanos Berberian, as Trustee of F. Spanos Nonexempt Trust and Dea Spanos Berberian, as Trustee of 
A. Spanos Nonexempt Trust.   Given the recency of that assignment, the new property owners are collecƟng informaƟon 
and preparing to move forward under the development agreement.    
 
Crystal Bay: 
 
The Crystal Bay property was conveyed by a grant deed recorded October 31, 2025, and the rights and obligaƟons 
regarding the Crystal Bay property (but not with respect to the Westlake or any other property) under the Westlake and 
Crystal Bay development agreement were assigned by the parƟal assignment and assumpƟon agreement recorded on 
October 31, 2024, copies of which are aƩached hereto. Those documents conveyed the Crystal Bay property and 
assigned the rights and obligaƟons regarding the Crystal Bay property (but not with respect to the Westlake or any other 
property) under the Westlake and Crystal Bay development agreement to Dea Spanos Berberian, as Trustee of F. Spanos 
Nonexempt Trust and Dea Spanos Berberian, as Trustee of A. Spanos Nonexempt Trust. Given the recency of that parƟal 
assignment, the new property owners are collecƟng informaƟon and preparing to move forward under that 
development agreement.    
 

Based on the preliminary information collected by the new owners, we understand as follows: 

Crystal Bay is a planned residential community of 173.6 acres and approximately 1,343 residential units, 
designed with a variety of park and open space amenities.  In relation to this development, the Vesting Tentative Map of 
Tract No. 3585, Subdivisions of San Joaquin County, Crystal Bay at Spanos Park West (“Crystal Bay Tentative Map”) was 
approved by the Stockton Planning Commission on April 10, 2008 and filed on July 20, 2008.  The Crystal Bay Tentative 
Map is included as part of the partial assignment and assumption of development agreement, which is set to expire on 
January 10, 2040. 

Property upgrades include two 72” connection pipes that have been installed connecting drainage from the 
Crystal Bay property to Lake 3 on the Westlake property.  The prior owner of the Crystal Bay property paid for that 
installation in full.  Those connections will allow surface drainage from the Crystal Bay to flow to Lake 3 and the 
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stormwater drainage system on the Westlake property.  Further, the Scott Street Drive was extended to the boundary of 
Crystal Bay, and the owners of the Crystal Bay property contemplate that Scott Creek Drive will be extended through 
Crystal Bay from its boundary when the Crystal Bay property is developed to serve as a secondary access to the Crystal 
Bay property. 

The sanitary sewer lift station on the Westlake property that will also service the Crystal Bay property was 
completed and accepted by the City of Stockton.  The storm drain pump station on parcel 9 of the Large Lot Final Map 
that will service the Crystal Bay property has been completed and also accepted by the City of Stockton.   

Please contact us should you wish to discuss the status of either development agreement. 

Best, 
Justin 
 
 
Justin J. Mahramas 
+1 213-617-4101 | direct 
+1 412-916-2455 | cell 
JMahramas@sheppardmullin.com | Bio 
 
SheppardMullin 
350 South Grand Avenue, 40th Floor 
Los Angeles,  CA 90071-3460 
+1 213-620-1780 | main 
www.sheppardmullin.com | LinkedIn 
  
We have moved! Please note our new address in my signature block. 
 
Attention: This message is sent by a law firm and may contain information that is privileged or 
confidential. If you received this transmission in error, please notify the sender by reply e-mail and delete 
the message and any attachments.  
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